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addition, the threshold of the west entry is to be renovated by repairing and resetting the
existing marble threshold above a repaired mortar setting bed.  The building lies within the OS,
Open Space zone, while the larger site encompasses the environmental (p) and future urban (f)
overlay zones.

Because the proposal is to a historic landmark, and exterior alterations are proposed, Historic
Design Review is required.
Relevant Approval Criteria:
In order to be approved, this proposal must comply with the approval criteria of Title 33,
Portland Zoning Code.  The relevant approval criteria are:

 Chapter 33.846 Historic Review  Criteria in 33.846.060.G

ANALYSIS

Site and Vicinity:  The Pittock Mansion, a 23,603 square foot 2 ½-story structure located on a
46 acre estate in Portland’s West Hills, was built in the French Renaissance Revival-
Chateauesque style by San Francisco Architect Edward T. Foulkes for Henry J. Pittock, the
publisher of the daily Oregonian newspaper.  The building began construction in 1909 and was
finished in 1914.  The 1969 nomination form for the building’s listing on the National Register
of Historic Places describes the building as “unrivaled as the largest and most lavish house ever
to be built in Portland.”  According to Pittock’s grandson, the architect “did not build the house
on a flat contract, but rather, ‘the house was mothered along’”.  A similar level of care was
shown the house by the City’s citizens, when in the mid 1960’s, the house was purchased by
the City, partly through citizen donations, to preserve the building from demolition and its
extensive grounds from subdivision.  The estate, which remains mostly undeveloped and
unlandscaped, forms part of a chain of parkland that rims the City’s West Hills.

The house is constructed of reinforced concrete, and its hollow clay tile walls are clad in a
smooth, cut grey sandstone.  The building forms a slightly asymmetrical C-shape, and exhibits
a steeply pitched hip roof clad in red terra cotta French tile.  The roof is organized into three
parts, with a center portion raised above two splayed side wings.  Small dormers and chimneys
punctuate all portions of the roof, and two cone-shaped turrets flank the main entry. 

The building’s original concealed roof gutters direct roof run-off through the building’s hollow
exterior walls to be collected in the basement, and from there to the storm sewer.  The
motivation for the current proposal is the need to better manage rainwater when leaves clog the
gutters in the fall and winter. The current situation finds rainwater washing directly over the
exterior walls in four locations where holes have been drilled in the concealed gutters to
alleviate the overflow.  This has created the potential for water damage to the exterior surface of
the walls and potentially the building’s structure.     

Zoning:  
The OS zone is intended to preserve public and private open and natural areas to provide
opportunities for outdoor recreation and a contrast to the built environment, preserve scenic
qualities and the capacity and water quality of the stormwater drainage system, and to protect
sensitive or fragile environmental areas.

The “p” overlay provides the highest level of protection to the most important resources and
functional values.  Development will be approved in the environmental protection zone only in
rare and unusual circumstances through environmental review.

The “f” overlay The Future Urban overlay zone limits development by prohibiting the creation of
new lots with a total area of less than 20 acres.

The Historic Resource Protection overlay is comprised of Historic and Conservation Districts, as
well as Historic and Conservation Landmarks.  The regulations that pertain to these properties
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protect certain historic resources in the region and preserve significant parts of the region’s
heritage. Historic preservation beautifies the city, promotes the city’s economic health, and
helps to preserve and enhance the value of historic properties.

Land Use History:  City records indicate that prior land use reviews include the following:

• LU 62-002146, Reference file #: CU 052-62: Approval of a television transmitter, building
and tower, and possible museum use of the mansion.

• LU 82-002536, Reference file #: CU 063-82: Approval for a tea room and interpretive center
in the park.  

• LU 82-006359, Reference file #: HL 68-82, Approval for a tea house.
• LU 82-006404, Reference file #: HL 74-82, Approval for Gate Lodge signage.
• LU 83-006405, Reference file #: HL 74-83, Approval for interior designation.
• LU 85-005939, Reference file #: HL 29-85, Approval for signage.
• LU 92-009777, Reference file #: LUR 92-00658, Approval for the restoration of the interior,

including the entrance and hall closet.
• LU 98-016224, Reference file #: LUR 98-00918, Approval for interior and exterior

alterations to the Pittock Mansion, with a condition.
• LU 04-025523, Approval to remove 80 trees and prune others to recreate a panoramic view

designated as Scenic Resource Site VP 23-12, and grounds maintenance, with conditions.

Agency Review: A “Notice of Proposal in Your Neighborhood” was mailed December 2, 2008.
The following Bureaus have responded with no issues or concerns:

•  Bureau of Transportation Engineering
•  Fire Bureau
•  Bureau of Parks-Forestry Division

The Water Bureau responded with the following comment:  “As no new water services, nor
changes to existing services, are proposed by this project, the Water Bureau has no concerns at
this time.”  Please see Exhibit E-1 for additional details.

The Life-Safety Plans Examiner Section of BDS responded with the following comment:  “Based
on the information provided, there appears to be no conflicts between this proposal and
applicable building codes.”  Please see Exhibit E-2 for additional details. 

The Site Development Section of BDS responded with the following comment:  “Site
Development has no objection to the proposed new downspouts that will connect to the existing
stormwater collection system.  The BDS Commercial Plumbing section has stated that a
plumbing permit will be required. Plumbing questions may be directed to Chief Plumbing
Inspector Ken Carlson, (503) 823-7255.”  Please see Exhibit E-3 for additional details.

The Bureau of Environmental Services responded with the following comment:  “The requested
Historic Design Review to add 4 new downspouts to the Pittock Mansion that will connect to
the existing stormwater collection system does not trigger BES stormwater management
requirements.  Therefore, BES has no objections to the proposed project.  BDS Site
Development has indicated that a plumbing permit will be required and provided contact
information.  Refer to Site Development's response to this land use review.”  Please see Exhibit
E-4 for additional details.

Neighborhood Review: A Notice of Proposal in Your Neighborhood was mailed on December 2,
2008.  No written responses have been received from either the Neighborhood Association or
notified property owners in response to the proposal.

ZONING CODE APPROVAL CRITERIA

Chapter 33.846, Historic Reviews
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Purpose of Historic Design Review
Historic Design Review ensures the conservation and enhancement of the special
characteristics of historic resources. 

Historic Design Review Approval Criteria
Requests for historic design review will be approved if the review body finds the applicant has
shown that all of the approval criteria have been met.

Findings:  The site is a designated Historic Landmark. Therefore the proposal requires
historic design review approval.  The relevant approval criteria are listed in 33.846.060 G.
1.-10.  In addition, because the site is located within the Central City Plan District, the
relevant approval criteria are the Central City Fundamental Design Guidelines.

Staff has considered all guidelines and has addressed only those guidelines considered
applicable to this project.

G.  Approval criteria based on the Standards of the Secretary of the Interior:

1. Historic character.  The historic character of the property will be retained and
preserved. Removal of historic materials or alteration of features and spaces that
contribute to the property's historic significance will be avoided.

Findings:  The addition of four new copper downspouts to the exterior of the building,
and the restoration of the threshold of the west entry, are undertaken in an
architecturally sensitive manner that preserves the character of the building.  The
downspouts are attached to the building’s stone-clad walls with brackets that are
bolted into the existing grout joints between the stone panels.  This protects the
panels from damage, which the addition of the downspouts further encourages by
redirecting rainwater away from the surface of the walls.  No historic fabric will be
removed with the addition of the downspouts and the restoration of the west
entry.  The existing mortar bed for the marble threshold at the main entry will be
removed where damaged and repaired, and the historic marble threshold will be
retained.  The relative minor nature of the proposed changes, and their careful
attention to detail in preserving the historic building fabric, ensures that this criterion
is met.

2. Record of its time.  The historic resource will remain a physical record of its time,
place, and use.  Changes that create a false sense of historic development, such as
adding conjectural features or architectural elements from other buildings will be
avoided.

Findings:  The proposal retains the visual and physical integrity of the historic
building. The construction, location, and relative small number of the new copper
downspouts suggests that they will not be mistaken as historic elements of the
building design.  The new downspouts are installed infrequently across the
building exterior, with only four added to the multi-facetted building form.  The
restoration of the west entry repairs and replaces the original material, thus
retaining the building’s historic character without adding new elements that might
be perceived as historic.  This criterion is therefore met.  

3. Historic changes.  Most properties change over time.  Those changes that have
acquired historic significance will be preserved.

Findings:  The proposed changes do not significantly alter the character or materiality
of the building, and thus, the building’s physical integrity is retained.  The
restoration of the west entry utilizes the building’s original materials, thus little
alters in the visual experience of the threshold. The addition of new copper
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downspouts that redirect water away from the stone surface of the walls improves
the building's functionality and does not alter significant aspects of the building
design.  This criterion is therefore met.  

4. Historic features.  Generally, deteriorated historic features will be repaired rather than
replaced.  Where the severity of deterioration requires replacement, the new feature will
match the old in design, color, texture, and other visual qualities and, where practical,
in materials.  Replacement of missing features must be substantiated by documentary,
physical, or pictorial evidence.

Findings:  The proposal is sensitive to the building’s historic features, adding new
downspouts that compliment the building design, and carefully repairing the
deteriorated west threshold by retaining the building’s marble threshold, and
cobblestone pavers.  The new copper downspouts are formed of a durable metal
material that has an ageless presence, and visually complements the building’s
stone and terra cotta cladding.  This criterion is therefore met.

5. Historic materials.  Historic materials will be protected.  Chemical or physical
treatments, such as sandblasting, that cause damage to historic materials will not be
used.

Findings:  An overarching goal of protecting the building’s historic materials from
water damage forms the impetus of the proposed changes.  The restoration of the
building’s west threshold improves the longevity of the building’s structure and
cladding materials by helping to waterproof the joints where the structure meets
paving materials, and repair locations where water has already damaged the
building’s reinforced concrete structure.  Similarly, the addition of new
downspouts to four location on the façade helps to redirect water that is currently
flowing directly across the surface of the stone clad walls, thereby protecting both
the exterior materials, and the integrity of the reinforced concrete structure.  The
careful attachment of the copper downspouts through the existing mortar joints
protects the historic stone panels from damage.  Therefore, with the condition of
approval that all attachments are made through existing mortar joints and do not
penetrate the stone cladding, this criterion is met.   

6. Archaeological resources.  Significant archaeological resources affected by a proposal
will be protected and preserved to the extent practical.  When such resources are
disturbed, mitigation measures will be undertaken.

Findings:  The proposal does not disturb archaeological resources, and thus this criterion
does not apply.

7. Differentiate new from old.  New additions, exterior alterations, or related new
construction will not destroy historic materials that characterize a property.  New work
will be differentiated from the old.

Findings:  The proposed alterations are relatively minor in their scale and scope, and
neither destroy historic materials, nor cause confusion in their perception as new
additions to the historic building.  The new copper downspouts are installed by
attachment through the existing mortar joints between stone panels, thereby
preserving the integrity of the panels and the historic façade.  The four new
downspouts are interspersed across the building façade and are relatively small in
size, enabling clear visibility of the historic façade.  The new copper downspouts
appear as contemporary additions to the structure due to their materiality and
unique locations on the façade.  The restoration of the west threshold is careful to
retain the historic marble threshold, and existing cobble stones, thereby retaining
the building’s historic character.  This criterion is therefore met.
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8. Architectural compatibility.  New additions, exterior alterations, or related new
construction will be compatible with the resource's massing, size, scale, and
architectural features.  When retrofitting buildings or sites to improve accessibility for
persons with disabilities, design solutions will not compromise the architectural
integrity of the historic resource.

9. Preserve the form and integrity of historic resources.  New additions and adjacent or
related new construction will be undertaken in such a manner that if removed in the
future, the essential form and integrity of the historic resource and its environment
would be unimpaired.

10.Hierarchy of compatibility.  Exterior alterations and additions will be designed to be
compatible primarily with the original resource, secondarily with adjacent properties,
and finally, if located within a Historic or Conservation District, with the rest of the
district.  Where practical, compatibility will be pursued on all three levels.

Findings for 8, 9 and 10:  The proposed alterations to the Pittock Mansion are
relatively small in scale and scope, and are sensitively undertaken to preserve the
building’s historic materials and character.  Preservation of the historic structure from
future water damage, both from water flowing directly across the stone clad walls due
to an incapacity in the historic concealed gutter system, and from water penetrating
the reinforced concrete structure through the historic surface treatment of the west
entry area, forms the basis of the proposed changes.  The addition of four new copper
downspouts to various portions of the façade is a relatively minor change that does not
impinge on the visibility or architectural clarity of the historic façade, nor damage the
historic cladding materials.  The new downspouts are attached with brackets mounted
through existing mortar joints, thus preserving the integrity of the stone panels.
Furthermore, the quality of the copper material and the design of the downspouts
complements the historic architecture, and should they be removed at a future time,
the building will remain intact.  The restoration of the west entry by repairing the
mortar bed and any damage that may have been incurred to the reinforced concrete
structure, retains the historic marble threshold and existing cobble stone pavers,
thereby retaining the existing character and quality of the building.  These criteria are
therefore met.

DEVELOPMENT STANDARDS

Unless specifically required in the approval criteria listed above, this proposal does not have to
meet the development standards in order to be approved during this review process.  The plans
submitted for a building or zoning permit must demonstrate that all development standards of
Title 33 can be met, or have received an Adjustment or Modification via a land use review prior
to the approval of a building or zoning permit.

CONCLUSIONS

The purpose of the historic design review process is to ensure that exterior alterations to
existing buildings protect the integrity of the special characteristics of the historic resources.
The proposal meets the applicable design guidelines and therefore warrants approval.  The
proposed alterations benefit the continued integrity and architectural grandeur of the historic
Pittock Mansion by helping the structure avoid future damage from rainwater infiltration.  The
nature of the reinforced concrete masonry structure necessitates particular care in protecting
the building from water penetration.  The four new copper downspouts help to mitigate for
overflow from the historic concealed gutter system, and the restoration of the west threshold
protects the basement and ground floor structure from future water damage.  The alterations
are sensitively accomplished and support the continued vibrancy and civic benefit of the
historic landmark.  
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ADMINISTRATIVE DECISION

Approval of the addition of four new copper downspouts to the building and repair of the
existing marble threshold stone at the west entry per the approved site plans, Exhibits C-1
through C-5, signed and dated January 13, 2009, subject to the following conditions:

A. As part of the building permit application submittal, the following development-related
conditions B must be noted on each of the 4 required site plans or included as a sheet in
the numbered set of plans.  The sheet on which this information appears must be labeled
"ZONING COMPLIANCE PAGE - Case File LU 08-178139 HDZ." All requirements must be
graphically represented on the site plan, landscape, or other required plan and must be
labeled "REQUIRED."

B. All attachments must be made through existing mortar joints, and must not penetrate the
stone cladding.

Decision rendered by:  ____________________________________________ on January 13, 2009
            By authority of the Director of the Bureau of Development Services

Decision mailed: January 16, 2009

Staff Planner:  Noelle Elliott

About this Decision. This land use decision is not a permit for development. Permits may be
required prior to any work.  Contact the Development Services Center at 503-823-7310 for
information about permits.

Procedural Information.  The application for this land use review was submitted on
November 17, 2008, and was determined to be complete on November 26, 2008.

Zoning Code Section 33.700.080 states that Land Use Review applications are reviewed under
the regulations in effect at the time the application was submitted, provided that the
application is complete at the time of submittal, or complete within 180 days.  Therefore this
application was reviewed against the Zoning Code in effect on November 17, 2008.

ORS 227.178 states the City must issue a final decision on Land Use Review applications
within 120-days of the application being deemed complete.  The 120-day review period may be
waived or extended at the request of the applicant.  In this case, the applicant requested that
the 120-day review period be extended with a letter requesting to wait on issuing the decision
until further information could be submitted.  Please see exhibit A.3 for additional information.

Some of the information contained in this report was provided by the applicant.
As required by Section 33.800.060 of the Portland Zoning Code, the burden of proof is on the
applicant to show that the approval criteria are met.  The Bureau of Development Services has
independently reviewed the information submitted by the applicant and has included this
information only where the Bureau of Development Services has determined the information
satisfactorily demonstrates compliance with the applicable approval criteria.  This report is the
decision of the Bureau of Development Services with input from other City and public agencies.

Conditions of Approval.  If approved, this project may be subject to a number of specific
conditions, listed above.  Compliance with the applicable conditions of approval must be
documented in all related permit applications.  Plans and drawings submitted during the
permitting process must illustrate how applicable conditions of approval are met.  Any project
elements that are specifically required by conditions of approval must be shown on the plans,
and labeled as such.
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These conditions of approval run with the land, unless modified by future land use reviews.
As used in the conditions, the term “applicant” includes the applicant for this land use review,
any person undertaking development pursuant to this land use review, the proprietor of the
use or development approved by this land use review, and the current owner and future
owners of the property subject to this land use review.

Appealing this decision.  This decision may be appealed to the Landmarks Commission,
which will hold a public hearing.  Appeals must be filed by 4:30 PM on January 30, 2009 at
1900 SW Fourth Ave.  Appeals can be filed on the first floor in the Development Services Center
until 3 p.m.  After 3 p.m., appeals must be submitted to the receptionist at the front desk on
the fifth floor.  An appeal fee of $250 will be charged.  The appeal fee will be refunded if the
appellant prevails.  There is no fee for ONI recognized organizations appealing a land use
decision for property within the organization’s boundaries.  The vote to appeal must be in
accordance with the organization’s bylaws.  Low-income individuals appealing a decision for
their personal residence that they own in whole or in part may qualify for an appeal fee waiver.
In addition, an appeal fee may be waived for a low income individual if the individual resides
within the required notification area for the review, and the individual has resided at that
address for at least 60 days.  Assistance in filing the appeal and information on fee waivers is
available from BDS in the Development Services Center.  Fee waivers for low-income
individuals must be approved prior to filing the appeal; please allow 3 working days for fee
waiver approval.  Please see the appeal form for additional information.

The file and all evidence on this case are available for your review by appointment only.  Please
contact the receptionist at 503-823-7967 to schedule an appointment.  I can provide some
information over the phone.  Copies of all information in the file can be obtained for a fee equal
to the cost of services.  Additional information about the City of Portland, city bureaus, and a
digital copy of the Portland Zoning Code is available on the internet at
www.portlandonline.com.

Attending the hearing.  If this decision is appealed, a hearing will be scheduled, and you will
be notified of the date and time of the hearing.  The decision of the Landmarks Commission is
final; any further appeal must be made to the Oregon Land Use Board of Appeals (LUBA) within
21 days of the date of mailing the decision, pursuant to ORS 197.620 and 197.830.  Contact
LUBA at 550 Capitol St. NE, Suite 235, Salem, Oregon 97301, or phone 1-503-373-1265 for
further information.

Failure to raise an issue by the close of the record at or following the final hearing on this case,
in person or by letter, may preclude an appeal to the Land Use Board of Appeals (LUBA) on that
issue.  Also, if you do not raise an issue with enough specificity to give the Landmarks
Commission an opportunity to respond to it, that also may preclude an appeal to LUBA on that
issue.

Recording the final decision.  
If this Land Use Review is approved the final decision must be recorded with the Multnomah
County Recorder. A few days prior to the last day to appeal, the City will mail instructions to
the applicant for recording the documents associated with their final land use decision.
• Unless appealed, The final decision may be recorded on or after February 2, 2009 – (the

first workday following the last day to appeal).  
• A building or zoning permit will be issued only after the final decision is recorded.

The applicant, builder, or a representative may record the final decision as follows:

• By Mail:  Send the two recording sheets (sent in separate mailing) and the final Land Use
Review decision with a check made payable to the Multnomah County Recorder to:
Multnomah County Recorder, P.O. Box 5007, Portland OR  97208.  The recording fee is
identified on the recording sheet.  Please include a self-addressed, stamped envelope.  

http://www.ci.portland.or.us/
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• In Person:  Bring the two recording sheets (sent in separate mailing) and the final Land Use
Review decision with a check made payable to the Multnomah County Recorder to the
County Recorder’s office located at 501 SE Hawthorne Boulevard, #158, Portland OR
97214.  The recording fee is identified on the recording sheet.

For further information on recording, please call the County Recorder at 503-988-3034
For further information on your recording documents please call the Bureau of Development
Services Land Use Services Division at 503-823-0625.  

Expiration of this approval.  An approval expires three years from the date the final decision
is rendered unless a building permit has been issued, or the approved activity has begun. 

Where a site has received approval for multiple developments, and a building permit is not
issued for all of the approved development within three years of the date of the final decision, a
new land use review will be required before a permit will be issued for the remaining
development, subject to the Zoning Code in effect at that time.

Zone Change and Comprehensive Plan Map Amendment approvals do not expire.

Applying for your permits.  A building permit, occupancy permit, or development permit may
be required before carrying out an approved project.  At the time they apply for a permit,
permittees must demonstrate compliance with:

• All conditions imposed herein;
• All applicable development standards, unless specifically exempted as part of this land use

review;
• All requirements of the building code; and
• All provisions of the Municipal Code of the City of Portland, and all other applicable

ordinances, provisions and regulations of the City.

EXHIBITS
NOT ATTACHED UNLESS INDICATED

A. Applicant’s Statement
1. Statement and Drawings
2. Additional Information
3. Letter requesting to put the application on hold

B. Zoning Map (attached)
C. Plans/Drawings:

1. Site Plan (attached)
2. Roof/Terrace Plan and Partial North Elevation
3. Downspout Location Photos and Downspout Location Plan (attached)
4. Downspout Attachment Sections and Enlarged Detail Elevations (attached)
5. West Entry Threshold Section and Plan Diagram (attached)

D. Notification information:
1. Mailing list
2. Mailed notice

E. Agency Responses:  
1. Water Bureau
2. Life-Safety Plans Examiner Section of BDS
3. Site Development Review Section of BDS
4. Bureau of Environmental Services
Correspondence: None

G. Other:
1. Original LU Application
2. Site History Research

The Bureau of Development Services is committed to
providing equal access to information and hearings.  If
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you need special accommodations, please call 503-823-
0625 (TTY 503-823-6868).
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